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Abstract 
The objective was to identify factors which are critical to potential acquirers of real estate right in deciding to purchase property. 
We analysed whether the recession is negatively associated with these expectations. The results of 1306 participant show that 
people generally expressed higher expectations in year 2009 than then in year 2011, as specially reflected by younger 
participants. Further analyses of the impact of statistically significant differences of potential acquirers of real estate right on the 
real estate market, both in spatial as well as terms of value, within the current economic environment are discussed. 
Keywords: Expectations, potential buyers of real estate, demographic factors, recession 
1. Introduction 
Expectations of potential real estate buyers regarding the acquisition of real estate rights are diverse and differ 
according to their needs, wishes and interests, lawful options and material ability in modern economic environments. 
By observing the participants on the market many researchers attribute general influence on the market to certain 
factors (Cohen et al., 2005; Temeljotov Salaj, 2005; Thomas, 2008; Finch, 2009). According to Wong and Hiu 
(2006) these factors are divided into factors of personal expectations and factors of external expectations. They link 
personal expectations to potential acquirers of real estate rights, investors and owners who expect high (low) returns 
in the future when market grows (falls) and have too high (too low) expectations regarding the rise (fall) in prices 
when expecting the future rise (fall) of prices on the market. And they link participants' external expectations to the 
changes in market prices and regulatory measures of the country. They conclude that especially in times of expected 
rise in prices the country encourages investments and ownership through regulatory measures, whereas banks 
provide favourable loans. 
 
This article shows a comparison of results of survey conducted in Slovenia in year 2009 and in year 2011 and 
has fundamental objective to observe external factors, which are critical to potential acquirers of real estate right in 
deciding to purchase property. In the very article our fundamental objective was to identify these factors, analyze 
any differences between these expectations expressed in observed years and to determine whether the modern 
economic environment (recession) is negatively associated with these expectations. We follow the hypothesis, that 
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differences in the expectations of potential acquirers of real estate right regardless during observed years changed, 
which is attributed to the occurrence of recession.  
 
Real property market in Slovenia strongly responded to the economic crisis in 2008. In the year 2008 compared 
to year 2007, in Slovenia on national level the number of transactions with building plots fell by 18 per cent 
(Surveying and Mapping Authority of the Republic of Slovenia, 2009), whereas in year 2011 compared to year 
2010, the number of transactions with building plots fell by 4 per cent (Surveying and Mapping Authority of the 
Republic of Slovenia, 2011). According to the report, that Slovenia stilt had positive economic growth in 2008, but 
economic activity declined sharply with a real fall of gross domestic product of 8,1 per cent in 2009 as compared to 
2008. In 2011 a gross domestic product rise for 0,1 per cent as compared to 2010. Average annual real estate prices 
also started to fall in 2009. Considering the level of transactions realised, 2009 may be described as the year when 
the crisis become clearer. In 2009 the registered unemployment rate was 7 per cent, in 2011 increased to 12 per cent. 
All these facts provide evidence that the global financial crisis seriously affected Slovenia's economy, which, of 
course, also included its housing market.       
 
We are interested whether in the time of markedly changing housing prices there is discrepancy between 
economic models which are explaining the patterns of price changes in the short-
According to Rouwendal and Longhi (2008), this difference is due to a variable, which generally psychologically 
expresses a feeling of optimism or pessimism in consumers. In the analysis we are interested how expectations vary 
according to employment status. 
 
2. Methodology and instruments 
The main instrument for measuring the participants' expectations is a questionnaire that we formed ourselves. 
Compiling the questionnaire is part of a wider survey which is being conducted in two cultural environments, in 
Slovenia and Japan. It is aimed at establishing factors which are decisive for potential real estate buyers when 
deciding to purchase real estate, at subdividing possible differences between mentioned expectations and current 
legislation in the area of real estate and at determining whether modern economic environment is positively linked 
to the expressed expectations. (Grum, Temeljotov Salaj, 2010; Grum, Kobal Grum, 2010). In composing the 
questionnaire we took into consideration the guidelines according to Tarik (1990) and used the questionnaire 
composed of three sets as the main instrument for measuring participant
participants' external expectations. The method of review based on the questionnaire (Walonic, 2007) is used. Of the 
three main types of questions (Keats, 2000), open-ended, multiple-choice and rank ordering, the latter two types of 
questions were used. Participants answered to questions using the Likert scale, where the value 5 indicated they 
completely agree with a statement and the value 1 that they completely disagree with a given statement.  
 
The data were collected via internet and via person correspondence (individually and collectively). The 
anonymity of the participants included in the survey was assured. The data were collected in the last three months of 
2009 and in the last tree months of 2011. Before entering data into the statistical program SPSS incorrectly 
completed questionnaires were removed. The number of these was 2.7 per cent of all collected surveys. 
 
The study of the questionnaire was conducted in two phases (Kanji, 1993). In the first phase, we planned the 
creation of the questionnaire and determine the relevance metric characteristics of the questionnaire. To this end, we 
conducted a pilot study on an appropriate sample. The second phase was the central cross-type survey. We used a 
questionnaire designed in a pilot study. Statistical analysis of the first phase covering factor analysis of the 
questionnaire and analyze the reliability of the questionnaire (Cronbach-alpha) in the second phase, descriptive 
statistics and analysis of variance were used.
 
3. Results and discussion 
In analysing expectations we use the first and the third set of the questionnaire. The first set of the questionnaire 
measures demographic factors and includes 34 variables. We extracted 8 factors which explain over 60 per cent of 
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-Meyer-Olkin measure of sampling adequacy is 0.7. The Bartlett's test (BT = 
2178.1), which is statistically significant, shows that the extracted factors can be interpreted (Fulgosi, 1984). Results 
of the second set of the questionnaire, which is based on external expectations, show that four factors explain over 
66 per cent of the variance. The Kaiser-Meyer-Olkin measure of sampling adequacy is 0.9. The Bartlett's test (BT = 
2791.8), which is statistically significant, shows that extracted factors can be interpreted. The reliability of the 
questionnaire established by the method of internal 
questionnaire is 0.8 and 0.9 for the second set. The survey was conducted in two cultural environments, in Slovenia 
and Japan. Participants aged 20 to 40 are included in the sample. They are selected according to cultural identity, 
gender, age, employment, marital or family status and economic social status. The total of 1,006 participants took 
part in the survey in 2009 and 300 in year 2011.   
 
We conducted variance analyses. Table 1 shows the results of the one-way variance analysis according to the 
different reference years and regarding the employment status. 
 
Table 1. Presentation of results of the variance analysis according to the different reference years and regarding the employment status 
 
Expectations 2009 Sum of 
Squares df 
Mean 
Square F Sig. 
2011 Sum of 
Squares 
Mean 
Square F Sig. 
 
main sources of finance 
 
 
** 
 
16,360 
 
3 
 
5,453 
 
5,165 
 
,002 
  
6,925 
 
2,308 
 
2,178 
 
091 
expectations-increases in supply 
 
 4,451 3 1,484 1,467 ,222  1,881 ,627 ,631 ,596 
expectations-price of real estate 
 
* 6,782 3 2,261 3,001 ,030 ** 9,821 3,274 4,229 ,006 
economic sit. in the past 6 months 
 
 1,835 3 ,612 1,102 ,347  ,584 ,195 ,401 ,752 
economic sit. in the future 6 months 
 
** 8,987 3 2,996 5,305 ,001  2,594 ,865 1,739 ,160 
financial sit. in the past 6 months 
 
** 11,126 3 3,709 5,154 ,002  ,824 ,275 ,317 ,813 
financial sit. in the future 6 months 
 
** 10,399 3 3,466 4,993 ,002  3,592 1,197 1,580 ,195 
unemployment 
 
*** 24,062 3 8,021 10,480 ,000  1,702 ,567 ,984 ,401 
the right time to buy property 
 
 1,189 3 ,396 ,363 ,780 * 7,920 2,640 3,149 ,026 
* difference is statistically significant   (p<0.05)    
** difference is statistically significant   (p<0.01)   
*** difference is statistically significant   (p<0.001)   
 
In 2009 the statistically significant differences at level p<0.05 is shown in terms of the expectations to variable 
on house prices on the market.  Statistically significant differences at level p<0.01 are shown in terms of the 
expected economic situation in future six months and in  terms of the expected financial situation in past and future 
six months. Statistically significant differences at level p<0.001 is shown in terms of unemployment.  
 
In 2011 the statistically significant differences at level p<0.05 is shown in terms of the expectations of the right 
time to bay property. Statistically significant differences at level p<0.01 is shown in terms of the expectations to 
variable on house prices on the market. 
 
The review shows that the statistical significant differences in 2011 have been changed regarding 2009. The 
partial structures of variance analysis according to the different reference years and regarding the employment status 
are show in the table 2.  
 
Table 2. The structures of variance analysis according to the different reference years and regarding the employment status 
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Descriptives                                                                                 2009                                                                                     2011 
  
N Mean Std. Deviation Std. Error N Mean Std. Deviation Std. Error 
main sources of finance 
 
1 26 2,35 1,231 ,241 4 3,25 1,500 0,750 
2 258 2,21 1,148 ,071 143 2,05 1,064 0,089 
3 535 1,97 ,927 ,040 86 1,97 0,951 0,103 
4 23 2,48 1,504 ,314 2 1,50 0,707 0,500 
Total 842 2,07 1,035 ,036 235 2,03 1,037 0,068 
expectations-increases in supply 
 
1 26 3,27 ,827 ,162 4 2,25 0,957 0,479 
2 267 3,00 1,013 ,062 145 2,86 0,935 0,078 
3 559 3,14 1,011 ,043 87 2,77 1,097 0,118 
4 21 3,14 ,964 ,210 2 2,50 0,707 0,500 
Total 873 3,10 1,007 ,034 238 2,81 0,995 0,064 
expectations-price of real estate 
 
1 26 2,88 1,033 ,202 4 2,75 0,957 0,479 
2 267 2,78 ,880 ,054 143 2,95 0,929 0,078 
3 559 2,62 ,847 ,036 87 2,53 0,790 0,085 
4 22 2,86 1,037 ,221 2 2,50 0,707 0,500 
Total 874 2,68 ,871 ,029 236 2,79 0,898 0,058 
economic sit. in the past 6 months 1 26 1,92 1,017 ,199 4 1,50 0,577 0,289 
2 261 2,15 ,740 ,046 144 1,88 0,708 0,059 
3 539 2,13 ,730 ,031 87 1,86 0,685 0,073 
4 21 1,95 ,805 ,176 2 2,00 0,000 0,000 
Total 847 2,13 ,745 ,026 237 1,86 0,694 0,045 
economic sit. in the future 6 months 1 26 2,15 ,925 ,181 4 2,00 0,000 0,000 
2 260 2,36 ,735 ,046 145 2,07 0,723 0,060 
3 537 2,14 ,743 ,032 87 1,85 0,691 0,074 
4 21 2,05 ,921 ,201 2 2,00 0,000 0,000 
Total 844 2,21 ,757 ,026 238 1,99 0,708 0,046 
financial sit. in the past 6 months 
 
 
1 26 1,96 ,871 ,171 4 3,00 1,155 0,577 
2 261 2,62 ,923 ,057 145 2,66 0,868 0,072 
3 539 2,60 ,805 ,035 87 2,62 1,014 0,109 
4 21 2,43 ,926 ,202 2 3,00 1,414 1,000 
Total 847 2,58 ,854 ,029 238 2,66 0,927 0,060 
financial sit. in the future 6 months 
 
1 6 2,50 1,378 ,563 4 2,50 1,291 0,645 
2 78 3,33 ,800 ,091 145 3,11 0,875 0,073 
3 170 2,94 ,812 ,062 87 2,90 0,836 0,090 
4 5 2,80 1,304 ,583 2 3,00 1,414 1,000 
Total 259 3,05 ,852 ,053 238 3,02 0,874 0,057 
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unemployment 1 26 1,85 ,784 ,154 4 2,25 0,500 0,250 
2 261 2,36 ,908 ,056 145 2,35 0,732 0,061 
3 537 2,03 ,873 ,038 87 2,18 0,815 0,087 
4 21 1,81 ,512 ,112 2 2,00 0,000 0,000 
Total 845 2,12 ,889 ,031 238 2,29 0,759 0,049 
the right time to buy property 
 
1 26 2,88 1,211 ,237 4 1,50 1,000 0,500 
2 261 2,75 1,008 ,062 145 2,23 0,896 0,074 
3 539 2,80 1,049 ,045 87 2,53 0,950 0,102 
4 21 2,62 1,161 ,253 2 2,00 0,000 0,000 
Total 847 2,78 1,044 ,036 238 2,32 0,928 0,060 
Legend: 1 (unemployed), 2 (student), 3 (employed), 4 (other). 
 
The results show that unemployment participants, regarding to financial source when buying real estate, in 2011 
expressed significantly higher expectations for involvement with own funds than in 2009 (average rate is 2.35 and 
3.25). Unemployed, compared to 2009, reflected in 2011 substantially lower positions on the financial situation 
regarding to last six months (average rate is 1.96 and 3.00). The unemployed also expressed significantly higher 
expectations for improvement in unemployment (average rate is 1.85: 2.25). All other factors are reflecting lower 
expectations in 2011 then in 2009. Students reflect higher expectations, in 2011 compared with 2009, regarding the 
acquisition of loans (average rate is 2.21 and 2.05), while all other factors expressed in 2011, reflecting lower 
expectations than in 2009. Employees reflect higher expectations, in 2011 compared with 2009, for improvement in 
unemployment (average rate in 2.03 and: 2.18). All other factors are reflecting lower expectations in 2011 than in 
2009. 
 
Lower expectations regarding the acquisition of loan suggests a possible credit crunch in Slovenia. Parkinson et. 
al. (2009) define a credit crunch as a sudden cur in the availability of credit or loans, including mortgages, credit 
card and inter-bank lending as banks worry about  a lack of liquidity. The authors clarify further that under 
circumstances of a credit crunch leans stop lending, borrowers cannot borrow, builders cannot build and buyers 
cannot buy. Sendi (2010) concludes that because buying a home requires substantial financial resources usually 
secured by taking out a mortgage, unavailability of mortgages has the consequence of potential buyers not being 
able to buy.  
 
The financial crisis had a serious impact on the real estate market. Banks have once again tightened loan 
requirements in the investment sector. As such, it is possible to conclude that the financial crisis led to a credit 
crunch, which has, in fact, also seriously affected many banks, and consequently the purchasing power of potential 
real estate buyers.   
 
According to the report the Slovenia had in year 2011 more positive economic growth compared with year 2009, 
but our results show, that the participations express lower expectations in current year than in 2009. That is 
explained by the fact, that the market participants are not able to act quickly on new information, e.g., an increase in 
market demand will be followed by lag as developers attempt to increase supply but are hampered by the long 
development times for new real estate products (The Appraisal of Real Estate, 2008). According to Rouwendal and 
Longhi (2008), this difference is due to a variable, which generally psychologically expresses a feeling of optimism 
or pessimism in consumers.  
 
The survey carried out by Wong and Hiu (2006) also gave an interesting conclusion, which can explain high 
level of unemployment influence on purchaser's expectations (in Slovenia in 2009 the registered unemployment rate 
was 7 per cent, in 2011 increased to 12 per cent). They concluded that as much as 95% of all Japanese participants 
answered that when deciding to purchase an apartment the key factors are economic situation, interest rate and 
family income but they almost completely discarded the issue of the unemployment rate, which was extremely high 
during the implementation of the survey mentioned. 
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All participants compared to 2009 reflecting substantially lower expectations regarding to right time to byy real 
estate (unemployed: average rate is 2.88 and 1.20, students: average rate is 2.75 and 2.23, employed: average rate is 
2.80 and 2.53), which means that participants believe that now in not right time to buy real estate.  And this 
indicator is a disincentive for investors.  
 
4. Conclusions 
In the article we discusses a results of survey conducted in Slovenia between years 2009 and 2011, which has 
fundamental objective to observe factors, which are critical to potential acquirers of real estate right in deciding to 
purchase property. We follow the hypothesis, that differences in the expectations of potential acquirers of real estate 
right regardless during observed years changed, which is attributed to the occurrence of recession. Among external 
factors, which are critical to potential acquirers of real estate right in deciding to purchase property, we include  
main sources of finance, expectations regarding prices on the real estate market, expectations regarding economic 
and financial situation in the past and future six months,  expectations regarding unemployment and right time to by 
real estate property.  
 
As the main instrument for measuring expectations of participants we used a questionnaire that we formed 
ourselves within a broader survey being conducted in Slovenia and Japan. Its aim is to establish factors which are 
decisive for the potential acquirers of housing real estate rights when deciding to purchase real estate. By using the 
questionnaire some reliable information were obtained and statistically analysed. By analysing the results of 
statistical analyses we confirmed the basic hypothesis, that differences in the expectations of potential acquirers of 
real estate right regardless during observed years changed, which is attributed to the occurrence of recession.  
 
According to the report the Slovenia had in year 2011 more positive economic growth compared with year 2009, 
but our results show, that the participations express lower expectations in current year than in 2009. According to 
literature, this difference is due to a variable, which generally psychologically expresses a feeling of optimism or 
pessimism in consumers. Results show differences in expectations regarding the time of purchasing their own 
property according to the employment status. In contrast to year 2009, with respect to employment, students 
expressed the highest expectations recording to financial factors (loans), but in general the result show that the 
expectations in 2011 are lower, which is attributed to the occurrence of recession and a credit crunch as a sudden cur 
in the availability of credit or loans, including mortgages, credit card and inter-bank lending as banks worry about a 
lack of liquidity.  
 
Considering that expectations of the potential buyers are  general influence on the market and that the 
expectations of participants in our survey express low  average rate of positive expectations we concludes that 
Slovenian buyer's confidence should be increased in this area.   
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